
 

 
  

 
 

DATE ISSUED:   July 16, 2020    REPORT NO. PC-20-041 
 
HEARING DATE:   July 23, 2020 
 
SUBJECT:  Black Mountain Road Community Plan Amendments – Process Five Decision 

PROJECT NUMBER: 357262 

OWNER/APPLICANT: Lennar Homes, formerly Black Mountain Ranch, LLC 

SUMMARY 
 

Issue:  Should the Planning Commission recommend to the City Council approval of amendments to the 
General Plan, and Rancho Peñasquitos Community Plan, and Black Mountain Ranch Subarea Plan to 
reclassify Black Mountain Road from a 6-lane Primary Arterial to a 4-lane Major from Twin Trails Drive on 
the north to the southern Rancho Peñasquitos community boundary? 

 
Staff Recommendations:  

1.  RECOMMEND to the City Council CERTIFICATION of Environmental Impact Report Project No. 
357262/Sch. No. 2017051058 and ADOPT the Findings and Statement of Overriding 
Considerations. 

2.  RECOMMEND to the City Council APPROVAL of a resolution amending the Rancho Peñasquitos 
Community Plan, and the General Plan. 

3.  RECOMMEND to the City Council APPROVAL of a resolution amending the Black Mountain Ranch 
Subarea Plan. 

 
Community Planning Group Recommendations: On June 3, 2020, the Rancho Peñasquitos Planning Board 
voted 7-0-2 to recommend approval of the proposed amendments. The Board represents the communities 
of Rancho Peñasquitos, Black Mountain Ranch, and Torrey Highlands. 
 
Environmental Review: An Environmental Impact Report (EIR) No. 357262/SCH No. 2017051058 has 
been prepared pursuant to the California Environmental Quality Act (CEQA) for the above referenced 
project.  A Notice of Preparation (NOP) soliciting input on the scope of the EIR was issued on May 17, 2017.  
The Draft EIR was made available for public review beginning April 11, 2019.  The Final EIR was released on 
October 21, 2019 and has been distributed with this report.  
 
Housing Impact Statement: There is no impact to housing associated with this item. The Rancho 
Peñasquitos Community Plan would allow approximately 15,800 residential dwelling units, at ultimate build 
out. There are currently 384 existing affordable housing units within this community planning area.  

 
BACKGROUND 
 
The 1993 Community Plan Update to the Rancho Peñasquitos Community Plan (RPCP) established a primary 
transportation goal to construct and maintain an adequate system for vehicular, bicycle and pedestrian circulation 
within the community, while providing adequate access to the larger San Diego Region.  To help address this goal, 
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the RPCP recommended the improvement of Black Mountain Road, from just north of Twin Trails Drive to the 
southern community boundary, to a 6-lane Primary Arterial with Class II bicycle lanes. Black Mountain Road had 
previously been constructed as a 4-lane Major roadway and is currently constructed as a 4-lane Major roadway.   
 
Additionally, the expansion of Black Mountain Road to six lanes was identified in the 1998 adoption of the Black 
Mountain Ranch Subarea Plan to mitigate impacts of the community’s proposed development on the broader 
transportation network. The Subarea Plan’s traffic analysis anticipated traffic volumes that required the widening of 
the facility to six lanes. 
 
The proposed amendment, to reclassify the 1.3-mile segment of Black Mountain Road from a 6-lane Primary Arterial 
to a 4-lane Major, was originally discussed by the Rancho Peñasquitos Planning Board in 2011 through the review of 
the Public Facilities Financing Plans for Rancho Peñasquitos and neighboring Black Mountain Ranch. Several board 
members identified support for maintaining the existing roadway as four lanes in order to preserve existing 
community character.  Additionally, the Board expressed support for the existing four lane roadway due to the 
potential private property acquisitions that might be necessary to expand the roadway to 6-lanes. 
 
Black Mountain Ranch LLC, the developer for much of the Black Mountain Ranch Subarea Plan, agreed to serve as 
the project applicant to initiate and process the General Plan and Community Plan and Subarea Plan amendments 
to reclassify the roadway as a 4-lane Major.  Three other community plan amendments were initiated in the fall of 
2013 that included the evaluation of the broader circulation network of the Rancho Peñasquitos, Torrey Highlands, 
and Black Mountain Ranch communities.  The Rancho Peñasquitos Planning Board, which represents all three 
communities, expressed support for the Black Mountain Road Community Plan Amendment Initiation to be 
considered around the same time as these neighboring efforts.  The proposed Black Mountain Road Community Plan 
amendment was initiated on February 27, 2014.  The Merge 56 project was approved by the City Council in May 
2018, the Preserve at Torrey Highlands was approved by the City Council in August 2019, and the Rhodes Crossing 
project is currently in process.  
 
DISCUSSION 
 
Project Description and Surrounding Uses 
The project proposes to reclassify a 1.3-mile segment of Black Mountain Road from a 6-lane Primary Arterial to a 4-
lane Major from Twin Trails Drive to the southern community boundary. The proposed amendment site is located 
within the Rancho Peñasquitos planning area and is governed by the Rancho Peñasquitos Community Plan 
(Attachment 1).  
 
Through the amendment process, including working with community members serving on the Rancho Peñasquitos 
Planning Board, the proposed amendment was refined to add specific roadway improvements to improve access to 
SR-56 and improve the flow of northbound traffic.  These design features are identified in the proposed amendment 
and include roadway restriping on the bridge over the SR-56 and widening a small segment of Black Mountain Road 
north of the SR-56 westbound off-ramp to accommodate the restriping and improve northbound traffic flows.  
Subsequent to the approval of the CPAs, the associated Public Facilities Financing Plans will be amended to reflect 
the revised project.  The City of San Diego will construct the identified design features through the Capital 
Improvement Program process.  
 
The proposed amendment, encompasses approximately 1.3 miles of Black Mountain Road, from Twin Trails Drive 
on the north to the Rancho Peñasquitos southern community boundary adjacent to the Los Peñasquitos Canyon 
Preserve. The roadway is adjacent to mostly single-family residential land uses (1-5 du/acre) on the north and west, 
and a mixture of commercial, open space and institutional land uses on the east. Black Mountain Road bisects the 
neighborhoods of Twin Trails and Town Center north of State Route 56 (SR-56); it bisects the neighborhoods of 
Parkview and Ridgewood south of SR-56. The open space system to the south of the site includes the Los Peñasquitos 
Canyon Preserve. Black Mountain Road is currently built to and operates as a 4-lane Major with landscaped center 
medians, contiguous sidewalks, and Class II bike lanes. Black Mountain Road is built to, and currently operates as, a 
6-lane Primary Arterial on the bridge over SR-56.  
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Environmental Analysis - Transportation Impacts 
An EIR was prepared for the project, which concluded that the project would result in significant but mitigated 
environmental impacts to Biological Resources, and significant and unavoidable Transportation impacts. All other 
impacts analyzed in the draft EIR were determined to be less than significant.  The transportation impact study 
prepared for the project determined that all intersections (57 out of 57 intersections analyzed) and the majority of 
roadway segments (35 out of 37 roadway segments analyzed) operated at acceptable levels of service during peak 
hours at the time the traffic study was prepared.  
 
The proposal to amend the Community Plan to maintain the current roadway classification would result in future 
traffic impacts within two segments of Black Mountain Road: 
 

• Between Twin Trails Drive and the SR-56 ramps; and 
 

• Between the SR-56 ramps and Park Village Road-Adolphia Street 
 
These impacts would not be mitigated because it would require Black Mountain Road to be widened. The widening 
of Black Mountain Road is inconsistent with the objective of the proposed amendment to maintain the current 4-
lane roadway configuration.  The widening of Black Mountain Road to a 6-lane Primary Arterial would not be 
consistent with the General Plan Mobility Element Goal for street design that minimizes environmental and 
neighborhood impacts.  An initial high-level analysis of right-of-way acquisitions associated with widening to a 6-
lane Primary Arterial determined that expansion of the roadway would likely require partial property acquisitions 
from approximately 100 parcels that would reduce the size of backyards adjacent to the project roadway and bring 
the edge of the expanded roadway closer to existing homes that could result in land use conflicts associated with 
shifting the roadway closer to adjacent sensitive noise receptors and a lack of adequate space for sound walls.  
 
Through the traffic analysis, additional impacts and mitigation measures were identified beyond the roadway 
segments, which are summarized below.  To the extent feasible, the City would implement the identified mitigation 
measures through a subsequent action to modify the Public Facilities Financing Plans (PFFPs) of Rancho Peñasquitos, 
Black Mountain Ranch, and Pacific Highlands Ranch to reflect the proposed improvements.  Construction of these 
improvements would not be the responsibility of the applicant.  SR-56 and the onramps are under the jurisdiction 
of Caltrans, and the City does not have control over the timing and implementation of the recommended mitigation, 
making the timely completion of such mitigation uncertain.   
 

1. One intersection impact at Sundance Avenue and Twin Trails Drive 
o This impact would be fully mitigated through the installation of a traffic signal to replace the all-

way stop control.  
 

2. One freeway mainline impact on SR-56 
o This impact could be mitigated by the construction of an additional eastbound auxiliary lane from 

Camino del Sur to Black Mountain Road. 
o Mitigation may be provided by modifying the PFFPs of those communities currently providing 

funding for the widening of Black Mountain Road to substitute this mitigation for the widening 
project currently included in those PFFPs. 

 
3. One SR-56 Metered Freeway On-Ramp impact at Rancho Peñasquitos Boulevard (located one mile east of 

Black Mountain Road) 
o This impact could be mitigated by the construction of an additional ramp lane onto westbound 

SR-56 at this location. 
o Mitigation may be provided by modifying the PFFPs of those communities currently providing 

funding for the widening of Black Mountain Road to substitute this mitigation for the widening 
project currently included in those PFFPs. 
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General Plan, Community and Subarea Plan Analysis 
Black Mountain Road functions as a regional roadway primarily accommodating vehicle trips generated beyond the 
boundaries of the RPCP, including trips originating from the Rancho Peñasquitos community as well as the Black 
Mountain Ranch and Pacific Highlands Ranch subareas.  As a result, considerations for reclassification of Black 
Mountain Road necessitate the review of the General Plan and all three planning areas. The proposed amendment’s 
relation to each is discussed below.  
 

• General Plan 
A General Plan Amendment to Figure LU-2, the Land Use and Street System Map in the Land Use and Community 
Planning Element, is required to reclassify the project roadway from a Prime Arterial to a Major Arterial consistent 
with the proposed community plan amendment. The proposed amendment would be consistent with the General 
Plan Mobility Element goal of a street and freeway system that balances the needs of multiple users of the public 
right-of-way.  The proposed amendment offers the opportunity to improve efficiency of the street by means other 
than roadway widening. 
 

• Rancho Peñasquitos Community Plan Analysis 
The Rancho Peñasquitos Community Plan Transportation Element identifies as a primary goal the construction and 
maintenance of an adequate system for vehicular, bicycle and pedestrian circulation.  The Plan identified traffic 
circulation and congestion as one of the issues most frequently cited by residents when discussing problems facing 
the community.  The transportation analysis of the Plan identified peak hour congestion and excessive travel times 
to locations south of the community, due (in part) to limited access to the south.  As a result, the Plan identified the 
expansion of Black Mountain Road to a 6-lane Primary Arterial south of Twin Trails Drive as a primary roadway 
improvement. Additionally, since Black Mountain Road runs parallel to Interstate 15 (I-15), it was anticipated that 
motorists might use Black Mountain Road to avoid peak hours of congestion on the freeway.   
 
Since the adoption of the RPCP, traffic conditions on I-15 have improved through implementation of the I-15 Express 
Lanes Project, which widened I-15 to accommodate four “managed lanes” within the median that allow the flexibility 
to alter lane configurations through the use of a moveable barrier.  The managed lanes accommodate Rapid bus 
service and utilizes an Integrated Corridor Management system that is designed to reduce delays to freeway 
operations and local streets. The Express Lanes Project improved freeway operations have reduced the need to 
expand Black Mountain Road to a 6-lane facility.  
 
As previously mentioned, the Rancho Peñasquitos Planning Board identified support for maintaining the existing 
roadway configuration in order to preserve existing community character and to avoid the potential private property 
acquisitions that might be necessary to expand the roadway to 6-lanes.  Additionally, through the amendment 
process, the roadway design was refined to add specific improvements to access SR-56 and improve the flow of 
northbound traffic.  These design features are included in the proposed amendment to the Transportation Element 
of the RPCP.  The City of San Diego will construct the identified design features through the Capital Improvement 
Program process. 
 

• Black Mountain Ranch Subarea Plan 
The expansion of Black Mountain Road to six lanes was identified as a requirement in the Black Mountain Ranch 
Subarea Plan’s Transportation Phasing Plan to mitigate traffic impacts of the community’s proposed development. 
The Subarea Plan’s transportation analysis anticipated traffic volumes that required the widening of the facility to 
six lanes.   
 
In addition to the General Plan and RPCP amendment, the project would also amend the BMR Subarea Plan and 
Transportation Phasing Plan (TPP) to remove the requirement to widen the project roadway to a 6-lane Primary 
Arterial and to add the project design features and three traffic mitigation measures.  
 

• Pacific Highlands Ranch Subarea Plan 
Widening the project roadway to a 6-lane Primary Arterial was identified as traffic mitigation in the Master 
Environmental Impact Report (MEIR) prepared for the Pacific Highlands Ranch (PHR) Subarea Plan prepared in 1998.  



































































































mailto:KatieW@sandiego.gov
mailto:mschafer@sandiego.gov
mailto:lpallera@sandiego.gov
mailto:mwoods@sandiego.gov
mailto:rikard.hauptfeld@asm.ca.gov
mailto:Jason.Weisz@sen.ca.gov
mailto:Jason.Bercovitch@mail.house.gov




mailto:rppb.chair@gmail.com
mailto:anahsrad@gmail.com
mailto:rppb.secretary@gmail.com
mailto:alex.plishner@lennar.com


Rancho Peñasquitos Planning Board  

 Meeting Minutes 

                                                     June 3 , 2020 

NOTE:  DUE TO THE COVID-19 PANDEMIC, FUTURE RPPB MEETING LOCATIONS WILL BE DETERMINED ON A MONTH 

TO MONTH BASIS, AND MAY BE HELD VIA VIDEO CONFERENCE.  PLEASE VISIT THE RPPB WEBSITE FOR 

DETAILS AND UPDATES 
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Jon Becker:  I know that S. Haight and PQ action group sent a letter...any response or feedback? 

Dale Politte: a lawsuit was filed; they have demolition permit; the suit asked that it be a discretionary process.  That 

is all I know.  

 

8:45  pm  Wireless Communication Facilities:  Randy Steffler (randy.steffler@gmail.com) 

Randy Steffler: the 5G system is getting more publicity; the city announced that they are fast tracking the process for 

the antennas; the city could be approving these sites without asking for our input.  The millimeter process requires a 

lot more antennas and poles.  Verizon is getting involved in it. 

 

Ad Hoc Committee Reports: 

 

8:49 pm Media/Communications/Website:  Geoffrey Patrick  

Dale Politte:  go to Save PQ.org website for all the detail and info about the lawsuit. 

 

Liaison and Organization Reports:  
  

8:51 pm Black Mountain Open Space:  

No report.  Note:  this position needs to be filled. 

Egbert:  what does this involve?  Shoecraft:  they are currently not meeting; I am on their distribution list.   

Egbert:  I would be willing to dabble, give me notice of the next meeting.  

  

8:52  pm Community Funds:  Thom Clark 

not present; no report. 

 

8:53 pm MCAS Miramar CLF:  Stephen Egbert 

We have not met, but 

I had sent an email to Camper, and received a response that said there was nothing noteworthy to pass on; still under 

Covid restrictions; starting to relax some restrictions; will keep us updated on the airshow. 

 

8:54 pm PQ Fire Safe Council:  Mike Shoecraft 

We are not planning to meet until September.  I have been passing on information to a small group that regularly 

attends. 

 

8:56 pm Town Council:  Jocylyn Lomahan 

We will be meeting tomorrow via Zoom.  We have 4 new Town Council members.  On a corner we posted a 

“Congrats” poster for the graduates. 

 

 

9:04 pm PQ Recreation Council:  Steve Leffler 

No meeting since January.  Mike Shoecraft had asked about Flag Day; no answer yet, will try to get a definitive 

answer. The tennis facility is open now; the county health department website has the protocol,  

Brian Reschke:  will park and rec have funds for the Festival? Steve Leffler:  as far as I know, yes.  Reschke:  we 

want to reschedule our Fiesta, but don't want to step on Park and Rec toes, but we would like that date in October. 

 

   

9:06 pm Los Penasquitos Canyon Preserve CAC:  Thom Clark 

No report 

 

 

9:06 pm Park Village LMAD:  Jon Becker 

Attachment 7
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